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ce its official inception in 1841, the City of Germantown has
served as a key crossroads for eastern Shelby County. Founded
on a ridge along the Cherokee Trace trade route between the
Wolf River and Noneonnah Creek, Germantown lies about 16
miles east of the Mississippi River. The first white settlers arrived
in Germantown in 1825. Around this time, Miss Frances Wright
established Nashoba Plantation, a utopian community intended
to emancipate slaves. The community became known as Pea
Ridge in 1833 and in the following vear surveyor N.T. German
laid out lots in the town. In 1836, the name was officially changed
to Germantown in order to refleet the considerable presence of
German families in the area.

The years 1841 and 1852 witnessed the town’s official
incorporation as a distinet City as well as the completion of the
Memphis-Charleston Railroad through the area, an event that
further solidified Germantown’s role as a key plaver in the region.
Despite its key location in eastern Shelby County, the City
wouldn't experience significant growth until the second half of
the Twentieth Century, when the population mushroomed from
400 to over 40,000 in less than S0 years.
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Intersection of Germantown Read & Poplar Avenue, 1940

Taday, Germantown's center is at the crossroads of Germantown
Road and Poplar Avenue, two main roadways serving the Greater
Memphis region, Capitalizing on its location, the City continues
to offer its eitizens a high quality of life through numerous public
services, private enterprises, and abundant civie and cultural
amenities.

Germantown has achieved its quality of life in part through

a strong development vision and implementation history.

Past efforts such as the 1978 Germantown Land Use Plan

and the Germantown 2004 Plan paved the way for residential
development, economic growth, and open space preservation.
Now, as Germantown has nearly reached the limits of its outward

Source. Images of America, Germantown

growth; and as signiflicant new growth is oceurring in surrounding
communities, impacting the City’s ability to grow and sustain its
economic base, the City is once again proactively planning its
future.

Germantown Gosls 2010
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Visian 2020 Document
The Vision 2020 Plan

Citizens, elected officials, and staff recently completed a plan for
the City's future development known as the Germantown Vision
2020 Plan. The Vision 2020 Plan articulates the community's
vision for Germantown's growth over the next decades in 26
major goals, which are divided into five major categorics.

One of the major categories is the Economic Sustainability Plan:

GERM

“Economic sustainable strategies are designed to retain existing
businesses, to support business expansion and growth, to attract
and develop new businesses and to outpace competitive economic
communities.” The Economic Sustainability Plan includes five
major growth strategies, one of which is Goal 7, Redevelopment
of the Heart of Germantown, the City’s commereial core. The
goal’s six objectives layout a clear and tangible vision for the area,
described in the text box below.

Goal 7 of the Vision 2020 Plan:
REDEVELOPMENT OF THE HEART OF
GERMANTOWN

The plan goes on to lay out specific near term action steps for
achieving these objectives including development of a master
plan along with new development standards and fiseal analysis
for the area. This plan was Initiated by City officials and staff
to accomplish these action items and as the [irst step achicving
the vision of a true city center that will be a source of pride and
economic vitality for the City
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The Smart Growth Plan

The master plan effort was dubbed the Smart Growth Plan by
cleoted officials and staff as the objectives of Goal 7 and many of
the other goals and objectives in the 2020 Plan are consistent with
the preeepts of the national movement called Smart Growth. In
addition, the title is consistent with the City’s goals of continued
economic growth that is efficient and sustainable,

Several Vision 2020 goals pertain to various smart growth
principles, such as:

Creating a dvnamic retail economy {Goal 8):

* Alleviate residential tax burdens by generating more retail tax
revenue

= Actractive retail that cultivates loeal patronage as well as draws
outside interest

* Formation of effective public/private partnerships to sustain
community vibranecy

Enhanced Residential Environments {Goals 11 & 12):

* Well-designed green spaces readily accessible to the public
* Unique neighborhood character

* lligh ownership rates throughout different parts of the City
* Development that enhances property values

Residential Development & Redevelopment Opportunities (Goal
13):

* Redevelopment and reuse of older commercial and residential
arcas

+ Higher density, taller buildings in specific mixed-use overlay
districts

* Range of amenitics for residents to use and enjoy

Transportation conucctivity (Goal 14):

* Increase system cfficiency
» Enhance transportation safety

Recreational and entertainment opportunities (Goal 19):

» Develop and sustain an 18-hour environment with retail, music
and other entertainment activities

* High-quality civie parks and destinations

*» Strong publie/private partnerships offering recreational and
cntertainmernit events

Cultural and civic amenities (Goal 20):

* Public art displays throughout the City, especially in public
spaces

* Dedicated private sponsorship of the arts [rom individuals,
businesses, and organizations

* Accessibility (Financial and Physical) of GPAC and its
programs

Together, these prineiples positively shape the vision for sustainable
economic, residential, and cultural growth in the years to come.
Supported by the Smart Growth Plan’s initiatives, the 2020 Plan’s
goals will guide future development in and around the City's center.

. Mix land uses.
2. Take advantage of compact building design.
Create a range of housing opportunities and
choices,

4. Create walkable communities.

5. Foster distinctive, attractive communities with a
strong sense of place.

6. Preserve open space, farmland, natural beauty,
and critical environmental areas.

7. Strengthen and direct development towards
existing communities.

8. Provide a variety of transportation choices

9. make development decisions fair, predictable,
and cost effective

10.Encourage community and stakeholder collabo-
ration in development decisions

et

Smart Growth Network:
Getting to Smort Growth il
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begin, it is helptul to consider Germantown’s location and
position within the region. The City is one of the key players within
a broader metropolitan region known as the Memphis Metropolitan
Statistical Area {MSA). This area represents the second-largest
labor market in Tennessee, which ranked 22nd in population
growth among 50 states from 2000-2004. Within the state, Memphis
ranks first in population and population density. In addition, the
MMSA ranked 7th among the Top 50 Best Metro Areas in which

to Grow a Business according to INC. Magasine. Among other
factors influencing this growth, the proposed 1-69 corridor through
Memphis will further solidify the region as a national distribution
center and prominent Mid-South link.

Situated near the [-240 beltine approximately 12 miles east of
downtown Memphis, Germantown residents enjoy casy access to
the entire metropolitan region via this important corrider. This
highway, in particular, has helped to spur business development
in Germantown. In fact, the City benelfits from a strong business
reputation generated by its high occupaney rates and key position
in the region.

The City sits at the intersection of two major regional crossroads:
1.8, Highway 72 (Poplar Avenue) and state route TN 177
(Germantown Road). These two roadways provide eritical east-west
and north-south movement throughout eastern Shelby County.

In recent years, the routes have taken on the added burden of
increased commuter traffic, a phenomenon that has exacerbated
local mobility issues.

Exeept for its few major commereial nodes, Germantown remains
a predominantly residential community, as evidenced by its

high home ownership rates (83.3%) and percentage of residential
taxes that comprise the City’s total tax revenue (85%). Indeed,
Germantown's housing market is one of the strongest in the
Memphis MSA. Median houschold incomes in the City top 873,000
per year while nearly a quarter of the City's incomes surpass
8100,000 per year.

Given these figures, the Germantown sub-markets for residential,
retail, and white collar professions are very strong at the local

and regional seale. Retail centers such as Saddle Creek and
Germantown Village Square boast national tencts that draw heavily
from eommunities outside Germantown. And with the explosive
growth taking place in the MSA's southeastern region, these

retail and commercial centers should eontinue to grow in their
accessabilty and profitabilty at the regional level.

Finally, roadway extensions have catalyzed development along
Wolf River Boulevard, north of the study area, where considerable
growth in the medical field has oceurred. Given Germantown
Methodist Hospital's inereasingly important role in the region,
the City can expect more medical specialty uses to characterize

development in the area. This role will likely become even more
critical as aging demographies in and around Germantown will

inercase demand for such services.
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AL he study area for the Germantown Smart Growth Plan focuses on the City's commercial
core. The area totals nearly 700 acres, most of which is built-out, although key pieces of land
remain undeveloped at the area’s edges. The study area boundary encompasses all of the
commerically-zoned and high-density residential zoning districts in the City's core, while
intentionally avoiding the existing single-family neighborhoads that surround the commercial
center. (The Dogwood Road residential area is the one exception, due to its central location
and its frontage on Poplar Avenue.)

The intersection of Poplar Avenue and Germantown Road is the focal point for the study area.
The Dogwood Road and Miller Farms Road intersections with Poplar define the area's cast and
west boundaries respectively, while Neshoba Road and Poplar Pike generally form the north
and south limits of the area.

At the core of study area is a block hounded by Germantown Road, Exeter Roads, Farmington
Boulevard. and Poplar Avenue. This is the City’s largest commercial block (“the Super
Block™). A converted mall, the Village Square Center, anchors this block. The block is also
home to Shnuck’s grocery store, The Hobby Lobby-anchored shopping center, and numerous
office and retail uses.

The Germantown Methodist Hospital occupies a large site just south of the Super Block.

As the city's largest employer, the hospital provides significant service and employment
opportunities for the community. (Already operating at near 100% capacity, the hospital is
expanding its existing facilities on-site by adding 100 beds and a parking deck on the former
Baptist seminary property to the south of its site.)

Two large undeveloped parcels of land owned by the Owen Family bookend the north end
of the study area along Neshoba and Germantown Roads. The northern quarter also contains
“the Municipal Block,” home to the Germantown Performing Arts Centre (GPAC), City Hall,
the post office, and the Germantown Community Library. The municipal park on this block
provides the only public gathering space in the study area.

The plan area’s southeastern quadrant comprises very large, single-family lots situated on
Dogwood Road. New residential development on acre-plus lots is underway at the eastern end
of this residential street.

Alarge, undeveloped parcel zoned for office campus uses, (known as “the Arthur tract” for
the Arthur family that has owned the land for generations) defines the western quarter of the
study area.

The Old Germantown area is the historic center of Germantown. The City’s oldest churches
oceupy this historic district, as well as numerous small businesses that have their address in
the older, renovated homes and buildings of the Old Germantown area. This area Is bisected
by the Norfolk Southern Rail line, which roughly parallels Poplar Pike.
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Existing Zoning

Commereial zoning categories C-2 and SC-1 comprise the greatest proportion of the study
area. Designated as “General Commercial” and “Shopping Center” districts, these zones
perntit commercial uses such as restaurants, general retail (e.g. convenience goods and general
merehandise), finance/insurance/real estate services, and personal services (.8, hospital, child
care, tailor).

SC-1 zoning also allows medical sub-specialty, public utilities, recreational uses, and community
assembly facilitics. It is within this zoing district that the study arca’s commercial uses are most
concentrated. Office condos, retil, and restaurants line West Street and Farmington Boulevard.
The Saddle Creek shopping centers are located in this prime retail corridor.

Beyond retail uses, the study area contains a significant amount of office zoning, primarily O
(Office District) and O-C (Office Campus). O-C zoning caters to Class A and regional office
funetions. O districts allow uses such as general financial, business, medical, and professional
services, among others,

The next largest use category is Old Germantown (OG), which contains the City's original village
center, Citizens still identifv the district as the historic center of town. The Old Germantown
district strives to preserve the area’s historic architecture and character.

Residential zoning districts [ill in the gaps along Poplar Avenue and on the western edge of Old
Germantown, R-3 (Two-Family Dwellings) and R-T (Multifamily up to six dwelling units per
acre), represent the only higher-density housing options currently available in the study area. It
is important to note that the City’s commercial zoning districts do not permit residential uses,
leading to the separation of people, goods, and resources. The northernmost and ensternmost
sections of the study area are zoned for low-density, residential uses (R).

Study Area Boundary with




cvaluate the development potential of any area, two analvtical
excreises are particularly valuable: a “ripe and firm” analysis and a
“ligure-ground” study, These compliment walking tours, “windshield
surveys” and many mectings with local citizens and officials that hiclp to
guide the design team and Cicy officials townards specific areas requiring
speeial attention. The maps that follow illustrate these analyses of
properties and conditions in the study area.

Ripe & Firm Analysis

The Ripe and Firm analysis evaluates the current property conditions in
the study area, Parcels determined to be “firm” are generally in a stable
building and land-use pattern and refleet the “highest and best use”
according to real estate and appraisal forecasts, Such parcels typically
require lictle or no intervention, though improvements might further
enhance their appeal.

“Ripe™ properties, on the other hand, typieally offer signifieant
development and/or redevelopment opportunities. These include parcels
that are currently undeveloped, underdeveloped (able to accommodate
additional on-site expansion or new development), or in need of
redevelopment (such as a vacant shopping center),

Parcels in yellow lie berween ripe and firm, having reasonably stable
uses but with considerable redevelopment potential, such as the site of
the Kroger grocery store. Alternatively, properties may be placed in this
category because their exacr future might be uneertain or unkown at the
time of the analysis.

This analysis enables the project team to focus cfforts on speeific.
high-priority areas. It also helps to protect areas in the community
considered to be special for their civic value or worthy of preservation
for some other reason.

PossiBLE
OPPORTUNITY

}L N - A
Ripe & Firm Anayisis Map
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Figure-Ground Analysis

The “figure-ground” map of existing conditions in the study

area represents another useful tool in evaluating the City's built
environment, The drawing indicates building footprints and significant
roads only, and this abstraction allows the viewer to see the patterns of
space and connectivity in the community. As the map shows, current
building arrangements create a very open and disjointed network of
isolated structures with very few street connections through the central
area. This inefficient land-use pattern creates a loss in potential tax
revenue for the City (as a great deal of land remains underdeveloped),
inhibits mobility and increases congestion of the few connecting strects,

Many buildings are difficult to access, especially front a pedestrian
perspective, as they are set back far from the road and surrounded
by excessive parking. Additionally, many of these paved surfaces are
greatly under-utilized, contributing to problems of heavy stormwater
runofl and “heat island” effeets of high radiant temperatures.

For the pedestrian, matters are particularly difficult and dangerous,
The walking tour conducted during the charrette showed the multiple
difficultics encountered by pedestrians throughout the study arca.
While sidewalks do exist, very real danders exist for pedestrians trying
to cross multi-lane streets around the commercial core, hospital, and
municipal block. Many intersections lack appropriately-timed crossing
signals, leaving pedestrians stranded in the midst of moving traffic.
Other intersections and sidewalks contained obstructions in the
pedestrian right-of-way. Connectivity and safety, both motorized and
non-motorized, represent major issues for the plan area.

Solutions to these problems, however, can create significant prospects
for new, revenue-producing development and a new infrastructure

of connecting streets and public spaces. A new pattern of strects and
urban blocks ean dramatically improve the vehieular and pedestrian
environments and ereate extensive opportunities for new buildings and
facilities in the study area.

o
Tybical development pattern-building surrounded by parking

Existing conditions; Figure-Ground Diagram
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e term “charrette” is a French word meaning “little cart.” It refers

to the final, intense period of work effort expended by architects and
designers to meet a project deadline. The famous architectural schoal, the
Ecole des Beaux-Arts in Paris, popularized the term during the nineteenth
century, when proctors circulated the City streets with carts to collect final
drawings from students working in the ateliers of their professors, Students
would work [everishly to finish their drawings before the arrival of the
charrette.

Today, the charrette process represents a fast-paced, cooperative endeavor
to develop a eoherent plan of action. It is characterized by a concerted
cffort among citizens, officials, planners, designers, and stakeholders to
generate a commeon vision in detail. Charrette workshops include on-site
visits, photographic surveys, interviews, formal and informal meetings, and
extensive design studies driven by community ideas and aspirations

In the months leading up to the charrette, the project team visited

the study arca scveral times to develop a sound understanding of
Germantown's particular strengths and issues, Thesc trips entailed
meetings with the Mayor and Board of Aldermen, Steering Committee,
citizens, and other stakeholders. During this time, Rose & Associates
prepared a preliminary economic and market analysis for the study area.
This initial analysis evaluated public and private enterprises, demographic
profiles, and both macro (big picture) and micro (smaller seale) level
market issues alfecting Germantown.

In addition to these activities, the project team reviewed the City of
Germantown’s planning history. This included the examination of past
reports and studies conduvceted by the City as well as an evaluation

of cutrent ordinance requirements. Together with the economic and
market analysis, this helped define the scope of the design studies and
the appropriate land uses compatible with current market conditions and
estimated demand.

On August 30th, 2006 the project team conducted a kick-off meeting. At
this workshop, citizens expressed their visions for Germantown's future,

providing insight that would help drive the plan’s development.

Citizens at the public k.icko :eu‘ng
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X Thc market-rescarch firm Rose & Associates, Southeast, Inc.
conducted a detailed analysis of the Germantown market and
cconomy as well as its position within the broader Memphis
region. The results verify Germantown's role as n leader in
the metropolitan area’s regional economy. The following is
adapted and excerpted (rom the Market and Economic Study:
Germantown Smart Growth Plan, which was prepared as a
companion document to the Smart Growth Plan.

Market Overview

Located adjacent to the I-385 corridor and the [-240 beltline,
the City has enjoyed the benefit of easy nccess to various
services and remains well-positioned to capture future growth
opportunities in retail, housing, and office markets.

A primarily residential community, the City is one of the most
affluent communities in the southeastern USA. Germantown’s
average household income consistently ranks above §75,000,
with many houscholds in the area {roughly 7.000-7,500)

making more than $100,000-8150,000 per vear. The residential
sector comprises over 85% of the local tax base. Coupled with a
relatively good school system, high-quality government services,
easy access to retail, and parks, Germantown’s amenities
provide an attractive market for home-ownership. In fact, home-
ownership rates top out near 83.5% for the local market, which is
comprised of predominantly single-family homes.

Germantown's commercial properties also contribute to the local
tax base, averaging about 12% of the overall total. This statistic
reflects the strong retail tradition in the City, as evidenced by its
low vacancy rates throughout the commercial areas. Currently,
Germantown enjovs some of the highest retail lease rates in

the region at roughly $40 per square foot in Saddle Creek. As
part of the Vision 2020 Plan, Goal 8 specifically emphasizes
creating a “dynamic retail economy” in Germantown that

would help to relieve the residential tax burden, This plan
endorses this objective, maintaining that the City should move
towards a healthier balance of tax revenues. While precise tax
revenues by sector vary across municipalities, a well-balanced
svstern typieally includes more commercially-driven taxes than
Germantown presently receives. Typieally, the healthiest cities
achieve an 80/20 balance in residential/commercial taxes.

Preliminary Recommendations

There are several ways in which the City may address the need
to diversify the local tax base while creating a dynamic retail
economy. From a retail market standpoint, the Market Study
recommends the following strategies as essential to the Smart
Growth Plan’s success:

u Create a Town Center. A mixed-use town center blending retail,
residential, civic, and other commercial components will serve
as a economic catalyst on both a local and regional scale. This
concept reflects Goal 7 of the Vision 2020 Plan (which targets
“mixed-use development in the City's core”) and helps to provide
an identifiable sense of place for residents and visitors alike. By
inserting housing into the mix, the City expands the residential
choices in Germantown (a point discussed further below).

= Focus small-scale retail and restaurant opportunities in Oid
Germantown areq. This effort should be undertaken with
sensitivity to the endemic architectural and elemental features
of the area. The area needs specific branding and unification
(through marketing, signage, and also “phyiscal unity” including
adequate pedestrian facilitics to encourage active, accessible
street-life in the arca).

= Balance market-niche opportunities. Because of its location and
demographics, Germantown supports high-end retail locally and
regionally. As the City expands its retail base it should continue
to attract such clientele. At the same time, Germantown must
actively promote local ownership and operation of retail/
commercial opportunities such as boutigues, restaurants, and
special-interest stores. While this activity may be especially
concentrated in Old Germantown, the City should ensure local
participation in the town center and other developments.

Residential Trends

The creation of a town center and other mixed-use style
developments enable Germantown to incorporate a variety of
residential types into the local market. As mentioned earlier,
single-family homes comprise the bulk of the City's tax basc.
While these houses provide stability and investment in an area,
they also create a higher demand for services such as schools,
expanded infrastructure, and other City-funded projects.
Moreover, this residential type targets a very specific segment of
the population -- typically families with children. Opportunities
for empty nesters or voung professionals who desire the quality
of life Germantown offers find few residential options that mect
their desires for patio homes, townhomes, condominiums, and
apartments.

Mixed-use development and smart growth practices provide
abundant opportunities to integrate these choices as part of the
urban/suburban landseape. As a result, retirees and empty nesters
may remain in the community in which they raised their children,
continuing to invest in Germantown’s livelihood. At the same time,
vounger professionals or couples may begin to live in the City before
owningahome. Cumulatively, these two groups provide more criticeal
mass to support the retail growth the City desires. Even more, within
mixed-use developments, these residents supply an immediate,

GERM

dependable“built-inmarket” tosupportthecommercialinvestments,
creating a lively street life in these districts,

Office & Medical Uses

The office market in the Memphis region consists of eight sub-
markets, including the 1-385 Corridor, where Germantown is
located. In the third quarter of 2006, this sub-market posted the
healtliest overall growth rates in the MSA. Specifically the I-

385 Corridor posted a 12,000 square fect absorption rate, 9.20%
vacaney rate, and $19.84 average rental rate per square foot. The
last two figures led the entire region, demonstrating the City's
prominence as an employment center.

[n fact, much of Germantown's employment is in the services
sector (44.3%), including the medical and financial services.
White collar occupations dominate with approximately §2.3%
of those employed. Therefore, office space represents the
primary focus of economic development, generating significant
employment that drives the local economy and the study area's
commercial environment,

Employment growth in the medical, service and financial

sectors will continue to drive demand for office space within
Germantown. As more business owners, executives and managers
desire to live and work within the same community to reduce
commuting time, there are opportunities for Class A office
development. There are currently over 688 medical businesses
listed within a three mile radius of the downtown core, including
the hospital. The downtown core, areas adjacent to the hospital
and other existing medical office parks will be key targeted arcas.
Medical office trends indicate a market for spaces ranging in
size from 5,000—15,000 square feet Therefore, larger floorplate
buildings are recommended in areas where land is available for
the parking associated with medical uses (3-7 spaces per 1,000
squarc feet).

The added benefit of larger office space in the City’s commercial
center will provide additional daytime population, a key component
to successful restaurants and retail operations in and around the
Germantown Road/Poplar Avenue intersection.
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create an inclusive, public planning process.

From Wednesday, September 20th to Tucsday, September 26th, 2006 the City of Germantown hosted a
public design charrette in the Great Hall at the Germantown Performing Arts Centre, This 7-day event
witnessed a high level of public participation in all aspeets of the plan. Throughout the week, open
meetings invited citizens and professionals alike to discuss topies ranging from transporration congestion
and non-mortorized mobility to the ereation of a Main Street and redevelopment of Germantown's
commercial core. Numerous members of the community, public officials, and stakeholders attended the
mecetings and contributed exciting ideas regarding the City's future. The map to the right shows properties

. he Germantown Smart Growth Plan emerged out of the intensive efforts of citizens and City officials to

(in purple) whose owners participated in the event.

The charrette came to a close on Tuesday, September 26th. That evening, the project team presented the
plar’s reecommendations to an cothusiastic crowd. Part coneeptual, part detail design, this plan represents
the publicly-driven consensus gained throug
hundreds of active participants,

WEDNESDAY, SEPTEMBER 20th

11:00 Design Studie Ser-Up

1:00 Judd Tepaske (Planning Consuttant)
1:30 Study Area Tour

7:00 Public Kick-off Presentation and Fatilitated Workshep

h the charrette process. It reflects the collective vision of the

SATURDAY, SEPTEMBER 23rd

9AM-6PM DESIGN STUDIO OPEN

900 Garden Clubs

11:00 Boyde Investment.

12:00 PIN UP SESSION & PROJECT UPDATE

THURSDAY, SEPTEMBER 2lst

9AM-9PM DESIGN STUDIO OPEN

SUNDAY, SEPTEMBER 24th

PM-6PM DESIGN STUDIO OPEN

9:00 Pofice, Fire, & Public Safety
10:00 Transportation

1100 GPAC/Centre Adminiscration

11:30 Chamber Luncheen/Booth en Smart Growth

MONDAY, SEPTEMBER 25th

FAM-9PM DESIGN STUDIO OPEN

5:30 PIN UP SESSION & PROJECT UPDATE

1115 Germantown Area Chamber of Commerce Board
2:00 Mediy

3:00 Senlor Citizens Advisory Committee

5:30 PIN UP SESSION & PROJECT UPDATE

FRIDAY, SEPTEMBER 22nd

AY, SEPTEMBER 26th

9AM-1PM DESIGN STUDIO OPEN
1PM-6PM Preparation for Final Presencition
6:00 Reception

7:00 Closing Presenation

9AM-6PM DESIGN STUDIO OPEN
900 Sabaggio Enterprises

10:00 Finard Real Estite Sérvices
19:00 Churches.

1:00 Research & Budget

2:00 Ubrary

300 Parks & Recreation

4:00 Women's Heritage Club

5.30 PIN UP SESSION & PROJECT UPDATE
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Day ¢ - Wednesday, Septomber 20,2006 -

o After funch, we sef out for our lowr of the area. Our primary
and preferred mode of transportation for our fours is by foot,
As a pedesivian, you can really experionce every nuance of a-
plaze both good and bad. We-are typically-joined by interestod
members of the public, and loday was no sxception. In addition,
the Memphis Commercial Appeal and the losal Fox affifiate both
followed us around, capturing our travels in trying fo oross very
Eusj roads anh’?ecara’inj our [ﬁﬂujﬁf_fhﬁ}iu;’_'ﬁaw fo imprave the

area. = =

At 7:00, the genzeal public arvived for a formal public Kickoff
session. After-n-shovet presentation-that-infroduced the process

as well as the sfim@v area, the zf.m:gn leaw facilitated a visioning
exercise” This highty parlicipalory exercise engaged everyone -

will sevve as building blocks for our design work, spezifically
nesthelicy, Jem_-f!jl amf_rm‘a’:n!iaFopﬁqr!{mr’ﬁes,—{au{as!rr'nn -
and bicycle impravements, atlractive inﬁ/fan;{rcifedefaﬁﬁé;f,
c{:wcfopmem’ transitions, and vibrant nm{ﬁsaﬂﬁy puﬁfic spaces
and infrastructure, i

Day 2 - Thursday, Ssptember 21, 2006

oo The design team began today by fousing on four key blocks

of the study area--two undzveloped arcos, one developed

aren needing design intervention, and the Municipal Square
communify park and civic campus. In addition, we fooked af some
hasic rond patéerns and networks and even starfed to test some
,f;a{enffaﬂruaa'_hrfcn‘rar_rf,\’c&r Qonaf-jfwa-per:pcc{rfcre‘a(rn:{;_inj_:f
illustrafed the vimafimfmcf of a3 story building on an existing.
block as well a3 a new Town Gréen oi fhe iilé of the carreni
US Post Office. We also axpfaruf the fm{gnc!_o[z:rcn[ipﬁ_a new
pedestrian-friendly streel through the center of two superhlocks.

.. On addition. we Eégnn exploring fﬁcmtr-am?aﬂf;roac‘u-far #
new branding and identily campaign. Like the marke! studies
‘that have hicome cdr'nmaﬁpﬁzu’ as ?JFFJc'c'ekmkr fo our fl{aﬁhfﬂj; :
0 oo is fhe element dff::'jos, fnﬁffbe},’ amfcummunifj'fﬁé'mfnj ta
impﬁmen{nﬁon. For Germanfown, l’ﬁg__e,\_(i.rfinj fuqu“ﬁnw beeome
worn and each department has locally adopted different graphic:

for the churrells studio fo open at 8:30 am. We conducted .

| | Library dirsctor.
present and produced a number-of very important themes that — | | s

today waz on areas that had not been covered previously and

conventions often :em_/r‘nﬂ__car;fﬁzﬁ_nj_ messages afout service
delivery and phifosophy. Further, the avea that we are shudying
really lacks a coherent identity. 9¢'s curvently less a Town Center
and mare a confluence of (myz roads nna’z{i&r’m’m‘&{cammercmf
centers. Oun chaflsnge is therefors to create o graphic approach
that embodies a new hrand for the entire community as well as
adopts o moniker for our study area. To that end, we starled
creating an array of fogos and taglines to bogin the discussion.

The 6{9 iafm,/n’zm is the fanﬁdcrm rea’%ucfa{amcn[ of one very
fa{ga hfock with a number of aging Iﬁap'nin_g centers (fncfwfin_g
the ﬂnﬁéj Eaﬁéy]. Our work included a /m.m'ﬁfa /Jﬁen'nj—,f)fan
for its implementation as well as the crsation of a build-out plan.
The pﬁan‘nj f;fan was creafed using a ﬁ:gurc_grmm:ffecﬂniquc
that highlights the proposed changes in black. 9's a very powerful
and simple-technique. The huild out plan, modeled on some of the
most successful mixed-use ceniers across the country, is a long-
ferm proposition for [his community given the cam[:fexu‘!fcr of the
various lease encumbrances on the various parcels. Ysf, in spite of
these issues, the ﬁmj-fcrm opportunitics are quite infriguing qiven
the parcel size, lacation, and aren demographics. The If:rn!onm(

Day 3 - Friday, September 22, 2006

. Public inferest remains 5{75 with cifizens waifing al the door

isa frufy urbhan mixed-use confer with muft'i—:tar_y, mixed-use
5:41'[1{}'»3:, a coherent streel nefwork fnc[ud}nj a new Main Slreel,
and various public spaces,

inferviews and open discussions with the former Mﬂyar who is
also a developer, representatives from the area churches and the

- Also, our traffic engineers loaded all of the background data
for the planned improvements/reconfigurations of the streot grid
into a SynchroPro/Sim Traffic model So far, the proposed
connection of Germantown Road to Germantown Road fooks
good-- as do the olher infersections that we are trying to reclaim
o [or pedestrians.

oo We alve mef with the Pavks and Recreation staff and
representatives from the Community Theater. From that
_’/isau:.rr‘a_p em_g?::gu(a !rammdbm q{)pﬁffuni{y" fo ré’fdmf& the
existing community theater to the 'M'unicfpn(é’gunre. As parf
of our planning we had crealed an opportunity for a wew Town
Green anchored By a civic huilding. Through our conversations
we faund that thiscivie site would he a very suitable location for-
the mmmuni{y theater.

.. We bad another crowd at the 5:30 pin-up session where
we presenled new plans for some of the same areas as fast
ni_gﬁf, We also (Jra:ﬂr.!’anra unigue !mn:ﬁnrfﬂiinn opportunity
with the renffgnmenf of a major road lo tie back unto 1
itself, improving fhe north-south sonnectivn through
the community, and taking pressure off of two other -
infarsections. Our hope is that we con reclaim two of thost
intersections for pedestrian-accessibility while resigning the -
f_ﬁr'r_Jfa the ears,

Day & - Saturday, Seplember 23, 2006
.. For our feam, il was largely a work day. Our foeus

an the '5{5 idea”.
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Day 5 ~ J'mw{aj, \S'J/erméer 24, 2006

.. W then returned to the charretle studio af ¢ pm fo Ecﬂfn wark, Once
again, citizens dropped in fﬁrmyﬁau! the day - Some new faces and
some ofd. Most were just inquisitive about the process, some fust wanted
an opporiunify o talk to a kind ear. We find that our charrettes

are as much about /J’afqguc as !ﬁv{lj are abhout design. Wa have also
learned that there are always valuable nuggefs to be gleaned from

any conversation. 9¢'s what 5:69: to mmpfefe the community picturs.
This it jsf ancther reason w@ charretles are so superior fo a»e-aﬂ:r_y
warbﬁo[). The casual nature of our ofen studio forma{ is very in w‘!r'nj
to the general public and is very accommodaling of n wide variely of
5u{y land nof 5o 5mj} schedules,

. Our fraffie/ {ransportation feam members conlinued to cranch the

numbers on the connection of Germantown Road o Germantorm Rond,
They also worked on a functional dosign for that connection which shows
jreaf [rramise and . appears io improve the raif crossing conditions as wefl.

Day 6 - Monday, Seplember 25, 2000

e Work shifted inta high gear fodny as we hegan to prepare for the final

presentation on Tue.m(qy evening.

<. Our morning team mesting ended with n fun_g task fist that incleded
revisiting sertain arcas one wore fime, fifling in the blanks, and proparing
fimal drawings, In addition, we began fo set up the final Power Point
presentation as well as the itle block for our drawings.

v While we did not have an vl scheduled mectings, the number of cilizens

J’m‘!’ ufraf;{m'nj in remainzd ﬁyﬁ We even had a group af fennis pﬁajar:
and the local lennis frro come in afler a fesson o share their !ﬁazgﬁf; ahout
a new fennis complex, Even though we are focused on preparing the work
for the cf(m’nj presentation, we still make time for our clients, the vitizens
of the cammuni{y.

... We conducted a final [rin=ufs session in the evening as o way fo jnfﬁer
any final comments or divection before the lnsi day. Strong participation
af that meefing 53{():‘0/ fo j{:fmniza our fﬁiugﬁb' and’ give us the direction
needsd for a complete master plan. We also confinusd to past new thoughts
and ideas about the /qgo.r anaffﬁami:{g for the commum’(y. E

ﬁa_y 7= uesday, September 26; z006

. The ﬂnaf Jnj is a frenzied, yef ugﬁnfm/ effort ta sam/}(;:fg fm{;f

3 ﬂ/ram'n_g:, do our n'euefupmenfnna@:f:, and | j!f'aveqfﬁfnﬁ into the

: éom{ip’rieﬁ’-i’fﬁé hest way to describe 'Mé"e'nyimnmen'f is samething short of
managed chaos; But, {ike all seasoned charvettz trams, we know our rofes
and qur-tasks. Through the charratfs we afl move avound doing different
designs on different areas, and preparing a variety of drawings. But, in
the end, we all have our strengths and our spesialfies, and the goalisty
prepare the mosi well prepared, finest-looking master plan with scores of
beautiful and cnm'mffr‘nj {mwr'njs, a(i.ymmr, and iflustrations necded to

communicale the final vision.

. AU 6 i, with ene hour until the final presentation, we complete the fina
organizafion and printing of all drawings in an (1X17 hooklet for posting
on the presentation hoards, and for use by our cliants. We also print extra .
wﬁr’e: of cerfain r/mwin_g: {ur various individuals who we know will want
cafries of the images related lo their pariicuﬂ'rr area or inferest. Onee the
PowerPoint has all of the c{mwinjr, we ran fﬁruujﬁ it once fo make sure
we aren't issing anjfﬁ.ﬂ'ﬂj and (give it one ffna[ ol:gﬂm'zm’inndfr pass.

. We have learned that while there will be o fow new participants to

the charretls at the closing presentation, most will be seasaned charestle
velerans s such, we have aloays found it imporfant fo provide as much
new inﬁ@maﬁnn as prmfé/e.ﬁ And, we n(w_a_y: refain. an r’ffw!mt'iar_:_:ar fwo.
as a surprise. The reaction o these iflustrations is often mel with awe and
ap,ofau:e, and {mri‘gﬁ{ was no exception.

GERM

9's & smafl, but fmwcrfmf reward lo the charretfe fram fo receive such a
reaction for 4 joh well done.

e ’Fina'f(y, we closed the Pra:enfm’ian with a nofe of thanks and some
_words of J'nspim[i'an for the communily as a way {o empawer them
“townrds implementation. They, in return, offered a hoalthy round of

ap{)ﬁmn.

Consultant team members and the Mayor at the final presentotion
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blic input is the cornerstone of a suceessiul plan. After all, it's
the citizens who live, work, and play in the community day after
day—they linow the area best. Their insight into current issues guides
planning efforts and builds consensus on important community topics.
By involving everyone from the start, a successful plan gencrates
momentum that ean aurn a vision into reality. Such enthusiasm
stimulates the political will necessary to achiceve the desired community
change.

Germantown boasts an active, dedicated citizenry committed to the
current and futare well-being of the City. Publie participation was high
at both the August kiclk-ofl mecting and September charrette, infusing
the plan with innovative, publicly-driven ideas. During these events, the
project team led several visioning exercises and distributed a survey of
ideas related ro Goal #7 of the Vision 2020 Plan—The Redevelopment
of the Heart of Germantown. The feedback received helped to focus the
Smart Growth Plan’s scope and intentions.

At the August kick-off meting, participants were asked to envision

their community 20 years from now. What would they like to sce
acconiplished? More importantly, what would the realization of these
aceontplishments look like in the Gity of Germantown? Qut of the range
of responses, several categories of coneepts and expectations emerged
organically, “Aesthetics” and *Walkable-Bikeable Community" led

the way. Other categories included “Public Space,” “Amenities,” and
“Future Transit Options.” A sample listing of ideas follows;

Aestheties:

m» More trees, more green

u Maintain fountains on Poplar Ave,

= Landscape + architecture designed to last
u Keep the trees! (Use hardwood trees)
u No clear cutting!
u Tree-lined streets

Walkable-Bikeable Community:
= Develop bicvele/pedestrian-friendly strects & paths
m People walking to the library, GPAC, & grocery store
m Establish safe, effective bievele routes

Old Germantown:
m Create historie preservation district
= Provide local business incentives (help mom & pop stores!)
= Improve public infrastructure: sidewalks, parking meters, drainage
basins

Amenities:
m Street eafes
Art sallery district
Senior activities center
More local restaurants with outdoor dining
Wi-Fi capability in town center area
Dog parlc!

Transportation:
= Enhance traffic control

= Reduce access to businesses from Poplar

w Increase non-motorized transport opportunities
w Get rid of the freight train!

= Plan for future light rail

Community Survey

The Community Survey distributed during the charrette allowed citizens
to voice their opinion concerning specific issues, The questionnaire
asked participants to rate their support for Goal 7 and other relevant
objectives of the Vision 2020 plan. The following statements summarize
the findings from the 34 surveys that were returned:

These responses indicate strong support for development/redevelopment
activity in the planning area. They show that participants desire growth
that clevates the quality of Germantown’s built environment and civie
life,

Respondents indieated that they would like to see more diversity

in housing options, A significant number of persons specified that
residential units in the 8150-8249,000 are needed in the study area.
Along with this price bracket, the $250-8349,000 range received

the highest votes among respondents. 95% of the votes in the
$150,000-8349,000 bracket were for townhomes, patio homes, and
condominiums. Similarly, these options garnered 84% of the total in the
$250,000-8349,000 range. These responses indicate a market for types
of housing that are niot currently available in the City.

GERM

Many survey respoudents articulated the need for such housing in

order to serve new families, young professionals, and elpty nesters.
Options such as townhomes and condominiums provide great ownership
alternatives [or voung families just starting out, allowing them to be
involved in the community while still building a foundation for the
future. For cmpty nesters, the reduced square footage of a townhome
enables a high guality of life without the stress of managing a larger-
than-needed residence.

Several individuals and groups expressed their concern over the Gity's
current demographic composition. Many senior citizens explained
that, despite living in Germantown for decades, they would be unable
to retire there to duc the high cost of living and lack of smaller-scale,
alfordable housing options. (Smaller, well-located residences allow
seniors to walk to many of the services they need, meaning that they
continue to enjoy personal mobility and freedom even without a car.)

Germantown
Smart Growth [lis dP Rang R
Plan
Community berio 50
Survey
$150-249.000 | $250-345.000 | $350-499,000 | $500.750,000| $750,000+

Single Famity
1.2 $tories 2 10 9 3 1
Townhomes.
2 Siorttn [ 13 6 2 1
Patia Homes.
1 Story 12 13 1 .0 0
‘Condominium
ookl 13 19 3 2 1
Senfor Living Facilities 14 '3 1 1 1
TOTALS 47 61 20 8 4
Apartment Homes 5
{Renal)

Gathering feedback from the City's Beautification Committee
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